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Affordable Housing Investment Fund (AHIF) 

Project Funding Guidelines 
FY16 (July 2015-June 2016) 

 
  

The AHIF Project Funding Guidelines guide the review and evaluation of AHIF, HOME, and CDBG 
(Community Development Block Grant) loan requests for affordable housing projects in 
Arlington County. They provide a basis for funding recommendations made by the Arlington 
County Housing Division to the County Manager and County Board.  When seeking AHIF funding 
for an affordable housing project, the applicant shall submit a Letter of Intent as described in 
Exhibit 1. Housing Division staff will complete a preliminary evaluation and may invite the 
applicant to submit a complete proposal using the County’s current AHIF application form. The 
proposal shall demonstrate how the project responds to these AHIF Project Funding Guidelines.  
 

 In the event there are competing requests for a limited pool of funds, funding 
recommendations will be based on which project meets or exceeds these criteria to the 
greatest degree.  If project proposals do not meet the criteria or guidelines described 
below, County staff may recommend not funding the proposal(s) unless other compelling 
public purposes are served beyond the stated criteria.   

 
 In the case of proposals to serve very low-income households, or projects using different 

or unique sources of funding (e.g., Section 811, Section 202, etc.), these criteria may be 
used as general guidelines, but other compelling community needs and opportunities, 
such as attainment of long-term rent assistance contracts, may override these criteria in 
determining whether to recommend funding.    

 
I.  Guiding Principles 

The following Guiding Principles apply to all AHIF development project proposals: 

1. The applicant must demonstrate that County funds will be leveraged by other private and 
public funding sources.  

2. The applicant must provide affordable housing on a long-term basis to low and moderate 
income households.  

3. The applicant must demonstrate that no additional AHIF funds will be required to ensure 
project feasibility after the initial allocation.1  

 
Staff use the following guidelines when considering Principles 1 and 2 above: 

                                                 
1 Requests for supplemental funding are only considered under extraordinary circumstances, as described in Section 
IV, and shall result in additional demonstrated public benefit. 
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Leveraging:  Target:  A ratio of 1 County to 4 non-County dollars; minimum standard: 1 
County to 1 non-County dollar. For example, a project with a $1,000,000 Total 
Development Cost should have $800,000 or more in leveraged funds with a minimum of 
$500,000. 

Long-term affordability: Target: 60+ year commitment; minimum standard: 30-year 
commitment. 

Low and moderate income: Target: Households at or below 60% of the Area Median Income 
(AMI); minimum standard: households at or below 80% AMI.   

 
II. Need / Consistency with Goals and Targets for Affordable Housing 
 
A. Affordable Housing Goals and Targets 

An applicant applying during FY16 (prior to the anticipated adoption of the Affordable Housing 
Master Plan, the related Implementation Framework, and subsequent revisions to the AHIF 
Project Funding Guidelines and exhibits) must demonstrate need for the project by describing 
how it responds to “Arlington’s Goals and Targets for Affordable Housing”2 (see Exhibits 2 and 3), 
and any other applicable County plans and policies such as Neighborhood, Area, or Sector Plans.  
Preference and financial incentives may be given to projects that help the County achieve unmet 
or difficult to achieve Goals and Targets; for example, serving households at lower income levels. 
Key County housing program expectations include, but are not limited to: 

 Affordability term: Projects are subject to affordability restrictions for at least 30 years; 
preference given to projects with affordability terms of 60 years or more. 

 Supportive housing: Projects include a set-aside of at least 5% of units for supportive 
housing clients; preference may be given to projects with a set-aside of 10% or more. The 
applicant should demonstrate coordination with Arlington’s Department of Human 
Services in the AHIF application.  

 Family-sized units: Projects providing a unit mix that includes a majority of family-sized 
units (i.e., units with 2 or more bedrooms) may be given preference. 

 Sustainability: Projects are consistent with Arlington County’s commitment to 
sustainability and designed or renovated to achieve U.S. Environmental Protection 
Agency (EPA) ENERGY STAR Multifamily High Rise Program or other EPA energy efficiency 
designation or to meet the requirements of Net Zero Energy, Living Building Challenge, 
EarthCraft, LEED, Passive House, or equivalent green building certification programs as 
approved by Arlington County. (See Exhibit 4.) 

 
B. Project Risk and Opportunity  

The applicant must further demonstrate need for the project by meeting one or more of the 
following: 

                                                 
2 Approved by the County Board March 12, 2011 
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 The property contains MARKS (Market Rate Affordable units) that are at risk of being lost 
or sold on the open market.  

 The project produces net new CAFS (Committed Affordable units).  

  The affordability period for existing CAFS will expire in 5 years or less. 

 The property presents an opportunity for future redevelopment or infill development 
consistent with County land use plans and policies.  

o The property to be acquired contains vacant land upon which a future residential 
development is possible. 

 The property has potential to add additional net new CAFS through infill or 
redevelopment within the next 5 years. 

 The project presents a future option for purchase by the County or designated partner in 
order to extend affordability. 

 The project presents an opportunity to leverage federal funds without triggering cross-
cutting requirements that will negatively impact the financial feasibility of the project. 

 

III. Project Effectiveness and Financial Efficiency Review 

Deal points will be negotiated on a project-by-project basis; staff will use the following guidelines 
when analyzing the proposal’s potential effectiveness and financial efficiency: 
 
A.  Project Readiness and Schedule:  

 The applicant demonstrates a timely need for commitment of AHIF funds (within 6-12 
months of the time of application). 

 The applicant provides documentation of ownership or site control.  The minimum 
standard is a letter of intent executed with the seller; a purchase contract is preferred.  

 The applicant demonstrates provisions for tenant relocation which shall be provided in 
accordance with County or federal requirements, if applicable. 

 If Site Plan, Use Permit, or other Special Exception is needed, the applicant demonstrates 
due diligence on County Planning Division schedule and procedures. 

 The applicant provides an appropriate schedule for the public participation process, 
including community notification, presentation to appropriate commissions, and the 
County Board. 

 The applicant demonstrates that the financing plan is ready to implement by providing 
evidence of tax credit readiness and/or evidence of interest and/or commitment for 
primary financing. 
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B. Capital Budget Standards: 
 (Standards may vary based on affordability mix and project type.) 

 Need for County funds: The applicant demonstrates that it is requesting only the amount 
of County funds needed to fill a funding gap, without which the project could not go 
forward.  

 Maximum leveraging: The applicant demonstrates that it is aggressively pursuing all cost-
effective sources of funding to make the project financially feasible.  This includes, but is 
not limited to: private grants and loans, tax credit equity, Virginia Housing Development 
Authority (VHDA) sources (SPARC, REACH, bonds), Federal Home Loan Bank Affordable 
Housing Program (AHP), state or federal housing trust funds, or similar funding sources, 
as well as its own equity contribution as further described below. 

 Acquisition costs are at or below market, based on appraisal(s).  The applicant should use 
tax assessments and an MAI-certified appraisal to demonstrate reasonable acquisition 
cost; staff will review the appraisal and may solicit a 3rd-party appraisal for comparison 
purposes. Proceeds from related party acquisitions shall be re-invested in the project in 
order to reduce the need for County funds.  

 Construction costs are consistent with other recent housing developments of similar 
density, scale, and construction type.  Staff will review the proposed costs in the context 
of data obtained from recent comparable projects.   

 Developer fees and other related soft costs are appropriate by industry standards, 
proportional to the overall budget, and reflect the effort and risk of the developer. 
Preference is given to requests with a developer fee that is below the VHDA maximum or 
that does not exceed 10% of the Total Development Cost (TDC) (whichever is lower), and 
requests that defer at least 50% of the developer fee. For a 4% tax credit project, the 
portion of the developer fee to be received in cash may not exceed $2,500,000. 

 Requested County funds are proportional to TDC.  Preference is given to requests that do 
not exceed $85,000 in County loan funds per affordable unit and represent no more than 
20% of the TDC of the project.  

 Developer contribution to the project is ten percent (10%) of requested County funds 
(AHIF/HOME/CDBG/etc.) in developer cash or equity.  This contribution is in addition to 
any deferred developer fee.  Fifty percent (50%) of this contribution may come from a 
seller note (owner equity) when the seller and developer are related parties. Any such 
loans shall be subordinate to the County loan in repayment priority. 

 

C.  Proforma and Operating Budget Standards: 
 (Standards may vary based on affordability mix and project type.) 

 Operating costs are consistent with recent affordable housing developments of similar 
density, scale, and construction type. Staff will evaluate proposals based on proposed 
operating costs of comparable and current projects.  
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 Fees paid from project income, such as management fees and resident services fees (not 
including the developer fee), which are paid ahead of the County loan repayment, are 
supported and do not exceed $200/unit (e.g. $75/unit for resident services and $125/unit 
for asset management and other fees). The management fee does not exceed 5.5% of 
gross rental income.  Fee information is not required when developer/affiliate/investor 
fees are positioned after the County loan repayment in the cash flow distribution.  

 Repayment schedule and plan for the AHIF loan is reasonable for both commencement of 
payments and payoff of loan balance, as well as the achievement of project long-term 
goals. The proforma demonstrates that the projected first payment occurs within three 
years of property lease-up/stabilization; the loan “crests” (i.e., negative amortization 
ceases thereafter) by year 15; and payoff occurs by the end of the loan term. The interest 
rate and cash flow split in residual receipts loans will be adjusted to achieve this 
standard, which may vary based on affordability mix and project type.   

 The interest rate on developer or affiliate loans to the project do not exceed the 
applicable federal rate or interest rate on County loan(s), whichever is lower. 

 
D.  Developer/Sponsor Experience: 

 Preference will be given to development teams with a demonstrated record of successful 
affordable housing projects with the County and/or evidence of success in teaming with 
other local jurisdictions. Such evidence shall include: 

o successful completion of constructing or renovating units as proposed on 
schedule and within budget without requiring additional funding;  

o a strong track record of affirmative marketing and occupancy of affordable units 
with income-eligible households; 

o a history of repaying local loans in a timely manner in accordance with, or in 
advance of, approved development proformas. 

 The developer or project sponsor is committed to and proposes to implement advanced 
or innovative sustainable building and development practices, energy efficient building 
systems, and green building technologies. 
 

 The developer or project sponsor is financially sound and has submitted its most recent 
independent certified public accountant's audit of its finances. The audit should present 
the financial condition of the developer or project sponsor in all material respects, 
including indebtedness and other direct or contingent liabilities of the developer or 
project sponsor and its subsidiaries.  
 
 

IV. Special Consideration for Extraordinary Circumstances 

In extraordinary circumstances or when projects are part of a greater County development or 
community revitalization effort, staff may entertain requests for increased County funding. 
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Extraordinary circumstances may include significant changes in interest rates or other market 
conditions that impact total project cost that are recognized as outside the developer/sponsor's 
control.  In these cases, the County will require enhanced housing benefits (e.g., extended 
affordability periods, an increase in affordable units, etc.) and demonstrated shared 
responsibility for increased costs. The previously calculated leveraging ratio of County funds to 
other funding sources shall be maintained to the extent possible. 
 
 
Exhibits: 

 EXHIBIT 1:  Letter of Intent 

 EXHIBIT 2:  Arlington’s Goals & Targets for Affordable Housing 

 EXHIBIT 3:  Neighborhood Service Area (NSA) Boundary Map 

 EXHIBIT 4:  Sustainability and Water and Energy Conservation Features   



 

    

 
EXHIBIT 1 

 Arlington County AHIF3 Letter of Intent  
 
Developers interested in obtaining Arlington County funding for affordable housing projects must submit 
a Letter of Intent (LOI) describing the project and projecting the amount of (local and federal) funds that 
will be requested.  Based on information in the LOI County staff will conduct a preliminary review of the 
project and determine whether the applicant should submit a full AHIF application.  Not all applicants will 
be invited to submit a full application, and an invitation to submit a full application does not imply any 
commitment or that a project is on a definite path to funding.  In making their determination, staff will 
consider several factors including, but not limited to, project readiness to proceed in a timely manner, 
organizational capacity, availability of funds, cost per unit, funding leverage ratio, and past history and 
compliance with existing AHIF contracts.    
 
The LOI is generally 2-3 pages in length and shall include:   

1. Brief description of the project:  location, type (e.g. rehab, acquisition, new construction), 
number of units by income and bedroom size, etc. 

2. Goals/need for the project 
3. Status of site control 
4. Land use and zoning considerations 
5. General time line 
6. General financing plan 
7. Reasons for County funds/support 
8. Any special considerations 
9. First time applicants should submit an attachment with a description of the applicant, its 

experience and role in the community.  
 
Attachments: 

 Preliminary Sources and Uses statement  
 Projected Operating Proforma (minimum 15 years) 
 Proposed Rental Unit Mix and Rents chart 
 Waiver request to exceed per unit cost threshold (if applicable) 
 Documentation of site control (if available)  
 Description of the applicant, its experience and role in the community (first time applicants only) 

  
Please note that an invitation to submit a full AHIF application does not represent a commitment – financial 
or otherwise - from the County.  If the applicant is requesting an AHIF loan amount of $5,000,000 or more, 
an application fee equal to $1,000 per million in requested AHIF funds must be submitted together with 
the AHIF application.  Upon County Board approval of an AHIF application, an additional processing fee of 
up to $10,000 may be assessed to the project should the project require supplemental legal or 
underwriting review.  Processing fees may be used to cover legal or other third party consultant costs 
incurred by the County in connection with the preparation of AHIF loan documents.  

 
 
  

                                                 
* Includes local AHIF as well as federal HOME and CDBG funds. 



 

    

 
EXHIBIT 2  

Arlington’s Goals and Targets for Affordable Housing 

Approved by the County Board March 12, 2011 

 
Goal 1:  Balance support for the elderly and persons with disabilities with a transitional safety net for 
families with children. 

 

Target 1A: Provide assistance to priority households in the following proportions by FY 2015: 
 65% to families with children 
 20% for the elderly, and 
 15% for persons with disabilities. 
 

Goal 2: Prevent and End Homelessness 
 

Target 2A: Reduce the number of unsheltered homeless by half by 2015. 
 
Target 2B: Create a Comprehensive Homeless Service Center to serve homeless individuals by FY 

2015, to include up to 50 year-round shelter beds that employs best practices to move 
homeless people to permanent housing. 

 
Target 2C: Increase the number of homeless individuals and families moving into permanent housing 

through housing grants and supportive housing, with an increase in the supply of 
permanent supportive housing units to 425 by FY 2015. 

 
Target 2D: Provide permanent housing to at least 95% of sheltered homeless elders and families with 

children and for 65% of the sheltered homeless persons with disabilities by FY 2015. 
 
Goal 3: Ensure through all available means that all housing in Arlington County is safe and decent. 
 

Target 3A: Ensure that 100% of multi-family rental housing units have no major violations that are not 
corrected within the standard time permitted by the appropriate code enforcement 
agency by FY 2015. 

 
Target 3B: Conduct annual common area inspections of all multi-family rental complexes over 20 

years old. 
 
Target 3C: Reduce the rates of major violations in [common area inspections of] multi-family rental 

housing by 10% each year. 
 
Target 3D: Conduct annual full code inspections on 5% of all multi-family rental units over 30 years 

old. 
 

Goal 4: Ensure that consistent with Arlington’s commitment to sustainability, the production, conversion 
and renovation of committed affordable housing is consistent with goals set by the County to reduce 
greenhouse gas emissions in Arlington County. 
 

Target 4A: Distribute the Fresh AIRE multi-family toolkit signage and information to 100% of all CAF 
rental properties by FY 2013. 



 

    

 
Target 4B: Track electric, gas, and water utilities in 50% of all CAF rental properties using a free utility 

tracking software by FY 2015. 
   
Target 4C: Reduce total energy use by an average of 15% in the total supply of CAF multi-family 

properties between FY 2011 and FY 2015.   
  
Target 4D: Reduce total water use by an average of 10% in the total supply of CAF multi-family 

properties between FY 2011 and FY 2015. 
 
Target 4E: Each new or rehabilitation project will be in compliance with EarthCraft, LEED or other 

comparable certification if the developer receives Low Income Housing Tax Credits. 
 

Goal 5: Permit no net loss of committed affordable housing, and make every reasonable effort to 
maintain the supply of affordable market rate housing*. 
 

Target 5A: Any CAFs lost should be replaced as a priority. 
 
Target 5B: Help maintain the supply of affordable housing by assisting an average of 400 net new 

committed affordable housing units per year, especially the preservation of existing 
affordable housing through partnerships with nonprofit housing providers, while 
meeting the Targets for goals 6, 7, 8 and 9. 

 
Target 5C: In residential site plan projects, ensure developers comply with the Affordable Housing 

Ordinance to provide a cash contribution or affordable housing units.  If the density 
bonus is used, target 20% with a stretch target of 50% of the total bonus units, 
bedrooms or gross floor area as affordable. 

 
Target 5D: Minimize involuntary displacement of low- and moderate-income households in 

complexes being renovated, converted or redeveloped.  For committed affordable 
projects, strive to provide opportunities for 60% of low- and moderate-income 
households onsite or nearby. 

 
Goal 6: Reduce the number of households in serious housing need (defined as those earning below 40% 
of median income who pay more than 40% of their income for rent). 
 

Target 6A: Strive to provide rental assistance (including Housing Grants) to 100% of the eligible 
households requesting rental assistance. 

 
Target 6B: Provide that 25% of the new committed affordable rental units approved annually are 

reserved for households with incomes below 40% of the median. 
 
Target 6C: Place at least 50% of persons in shelters, transitional and supportive housing with skills 

training, employment placement or enrollment in public assistance benefits. 
 
Goal 7: Increase the number of housing units with two or more bedrooms in order to match the needs of 
households with children. 
 

Target 7A: Increase the number of family-sized units in the County to 61,000 by FY 2015. 
 



 

    

Target 7B: Provide that half of the rental committed affordable housing units added between FY2001 
and FY 2015 are family-sized, of which 25% would be greater than two bedrooms. 

 
Goal 8:  Distribute committed affordable housing within the County, neighborhoods, and projects. 
 

Target 8A: Distribute non-elderly, rental committed affordable housing units added between FY2001 
and FY 2015 in the following Neighborhood Service Areas (NSAs): 

 25% in A, B, and C, 
 60% in D, E, and H, and 
 15% in F and G. 

These targets are not to be construed as caps or quotas, nor to limit the ability to take 
advantage of projects in any area of the County to advance other affordable housing 
goals. 

 
Goal 9: Increase the rate of home ownership throughout the County, and increase home ownership 
education and opportunities for low and moderate income households. 
 

Target 9A: Increase the home ownership rate from 46.4% to 47% with a stretch goal of 50% 
throughout the County by FY 2015. 

 
Target 9B: Provide home ownership education to 700 households with incomes below 80% of median 

and annually assist 50 households with incomes below 80% of median to become 
homeowners. 

 
Target 9C: Increase the home ownership rate for minority households from 24.2 to 30% by 2015. 
 

Goal 10: Ensure, through all available means, that housing discrimination is eliminated. 
 

Target 10A: Reduce all indications of housing discrimination to zero by FY 2015, as measured by fair 
housing testing. 

 
Target 10B: Conduct fair housing testing bi-annually. 

 
Goal 11: Provide housing services effectively and efficiently. 
 

Target 11A: Annual Housing Targets Report – By December of each year, produce the County’s annual 
affordable housing report for the fiscal year just completed. 

 
Target 11B: The County’s Code Enforcement department will provide a publically available, written, 

annual report on housing code inspections completed for the year by complex, listing 
full code inspections by complex, with a total of violations reported, corrected and 
pending.  Findings will be shared annually in a presentation to the Tenant-Landlord 
Commission. 

 
Target 11C: Conduct a study of the various Tenant Assistance Funds (TAFs) and make 

recommendations for a consistent, standard and County-wide program by 2012. 
 
Target 11D: Create an annual report on the outreach, education and assistance to households at risk 

of foreclosure. 
 



 

    

Target 11E: Conduct an updated housing needs survey. 
 

 
*Market Affordable Units (MARKS) are lower rent units in the private market which receive no County 
assistance and for which the owners have made no commitment to retain as affordable in the future. 
Determining the number of market rate affordable units is complicated because affordability varies, 
depending on family size and income compared to unit size and rent.   MARKS are "affordable" based on 
paying no more than 30% of income for rent. The County has calculated the number of Rental MARKS for 
four income levels: 80%, 60%, 50% and 40% of HUD median family income. Committed Affordable Units 
are excluded from the MARKS totals. 

 



 

    

 

EXHIBIT 3  
Neighborhood Service Area Boundary Map 
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Exhibit 4 

Sustainability and Water and Energy Conservation Features 
 
Arlington County is committed to sustainability in community planning and development. Providing energy 
and water efficient homes contributes to overall housing affordability by lowering the costs of monthly 
utility bills. Environmentally sustainable housing also helps the County increase its energy resiliency – by 
putting less demand on the local grid – and reduces the County’s carbon footprint. Preference and other 
financing incentives may be given to projects with sustainability or energy and water conservation 
features such as: 

 Design for daylighting and installation of energy-efficient fixtures, bulbs, light sensors, motion 
sensors, timers, and interior design (e.g., paint color) to maximize energy efficiency in the 
common areas (e.g., lobbies, corridors, stairwells, common rooms, etc.); 

 Installation of efficient lighting meeting the requirements of the EnergyStar Advanced Lighting 
standard: https://www.energystar.gov/index.cfm?c=fixtures.alp_consumers;  

 Installation of efficient plumbing fixtures (i.e., toilets, showerheads, and bathroom sink faucets) 
meeting the requirements of the U.S. EPA’s WaterSense label: 
http://www.epa.gov/watersense/product_search.html.  

 Installation of solar systems or the execution of a solar feasibility study along with 
accommodation for generation of electricity on-site (i.e., ensuring buildings are solar-power 
ready with hookups for eventual panels);  

 Installation of automatic programmable thermostats;  

 Installation of waste-only and recycling chutes;  

 Use of low-emitting materials (e.g., paint, flooring, etc.);  

 Placement of electric vehicle charge outlets at parking spaces and priority parking for electric and 
hybrid vehicles;  

 Benchmarking and reporting to the County of energy and water use with whole-building and unit-
by-unit metering;  

 Ongoing monitoring (e.g., annual or biennial energy audit walk-throughs by a properly certified 
auditor) and sharing of collected data;  

 Provision of resident education orientation and manual with explanation of intents, benefits, use, 
and maintenance of sustainable features; and 

 Introduction and operation of a resident composting program that utilizes the compost on the 
property grounds. 

Arlington County recognizes that some sustainable features may add to per unit costs. An applicant may 
submit such cost documentation as a justification for exceeding AHIF per unit guidelines.  

 

https://www.energystar.gov/index.cfm?c=fixtures.alp_consumers
http://www.epa.gov/watersense/product_search.html

